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sures continued their upwerd movement, setting a new high record but no longer 

increasing at the tremendous rate of°a few months ago. Construction has stayed 
at a standstill and open shop construction costs have dropped to a point but slight- 
ly above pre-war. Marriages have dropped to the lowest point ever recorded in Saint 
Louis in relation to the population. 


S EPTEMBER was a-month of further drastic liquidation in real estate. Foreclo- 


A careful analysis of the chart of real estate activity in the March issue 
of the REAL ESTATE ANALYST, the last few years of which are reproduced above, shows 
quite clearly that a balancing of the post-war boom by the present depression was 
inevitable unless all of the precedents of the past were to be reversed. The deeper 
this depression in real estate activity goes, the shorter its duration will be. We 
have not yet reached the tuming point and no appreciable improvement can be expec- 
ted in the next few months. The best we can hope for this winter is indications 


that the tide is turning. Only when these indications become convincing will public 
confidence return. 


THE MONTH'S CHANGES AT A GLANCE 


The indicators at the bottom of the page will show at a glance the month's 
changes in conditions. The position of the arrow head shows the movement during 
the month - up indicating improvement and down, decline. 
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VARIATIONS IN CONSTRUCTION COST OF A FOUR FAMILY FLAT 


N the September issue of the REAL ESTATE ANALYST, the construction cost in Saint 
| Louis of a six-room brick residence was studied bv years from 1913 to the pres- 

ent. The cost was expressed in total dollars and also in cents per cubic foot 
and in dollars and cents per square foot of ground area. (See pages 68 - 69.) 


In this issue the cost of the typical speculative four-family flat, pic- 
tured on the opposite page, is studied in detail from 1907 to the present. This par- 
ticular building was selected as it was probably duplicated with very slight varia- 
tions in greater number than any other general type. We have found that almost every 
speculative builder still has a set of plans in his file for some variation of this 
building. 


The general specifications for this double flat are given below: CUBAGE - 
51,272 cubic feet without front or rear porches - 1768 square feet of ground area; 
FOUNDATION - rubble stone; WALLS - 13" variegated matt brick backed with 5 x 8 x 12 
tile; FIRE WALLS - salmon brick; STONE TRIM - average grade cut stone base, sills 
and trim; ROOF - Spanish tile mansard with tar and gravel back roof; SHEET METAL 
WORK and FLASHING - 26 gauge sheet metal; SASH - wood; DOORS - exterior, 1-3/4" fir- 
interior, 1-3/8" pine; INTERIOR PRIM - yellow pine, ivory enamel; PLASTER - 3 coats 
on wood lath; FLOORS - in basement, cement - bath, ceramic tile - kitchen, maple - 
others, oak; INTERIOR WALLS - plastered and papered; PLUMBING FIXTURES - 60" open 
front recess tubs - bracket lavatories - toilets, average grade - 42" sinks, aver- 
age quality; ELECTRIC FIXTURES - average;HEATING PLANTS - 4 good grade warm air fur- 
naces; WATER HEATERS - 4 average gas, copper coil; PORCHES - front, brick - rear, 
wooden screened; WALKS ~ cement; SODDING - entire yard; NO GARAGES. 


There were several problems which immediately presented themselves in this 
study. 


I. During the speculative period, this building was generally built in 
quantities which slightly reduced the cost per building. It was decided, however, to 
compare costs for the entire period on the basis of the construction of a single 
building, feeling that any saving due to multiple construction would be more apt to 
increase the profit to the builder than to reduce the selling price materially. 


II. During the period from 1907 to the present, the specifications were 
changed several times due to changes in materials available and differences in build- 
ing practice. During the past year, conduit and BX replaced the knob and tube wir- 
ing formerly allowed. The kitchen drain boards in 1907 were wooden, the toilets had 
high wooden tanks, the bathtubs were on legs, the bath floors were not tile, and the 
other floors were not hardwood. In 1907, the front of the building only was built 
of stock brick, the balance being common. The backing then was of salmon, later giv- 
ing way to dobies, then to 5x 8 x 12 tile. All of these changes have had their ef- 
fect on prices, both of material and labor. 


III. As most of the buildings of this type were built "open shop" it was 
felt that labor costs should be computed on what was actually paid rather than on 
some "scale" which, in periods of depression at least, has only a theoretical impor- 
tance. Union scale on this building has only declined 4.6% since 1925 but the labor 
cost of building it non-union with skilled men has declined 41% since that time. Us- 
ing non-union labor rates complicated the problem tremendously as the “scale” is a 


matter of record, while non-union rates are not. Tradesmen, contractors and labor 
agents were consulted in an effort to ascertain divergence from "scale wages" at 
different periods. The rates used for each year, we believe, come very close to 


those actually paid. Consideration was also given to the variation in efficiency of 
labor at different times. During the height of the boom efficiency per man decreased 
considerably. 


IV. The amount of profit which was actually made on buildings of this 
type has varied greatly. Item 14 on page 78 shows the amount of profit which has 
been used in arriving at our cost. Undoubtedly many builders made more than this at 
times. The figures we have used represent our opinion of the average. 


V. The figures shown on the table on page 78 and the chart on page 79 do 
not include the cost of the lot nor the sale commission on that part of the sale re- 
presented by the value of the lot. To find the total selling price of the building 
and lot, add 53% to the price of the lot and add the total to the building cost fi- 
gure given on page 78. There has undoubtedly been a variation over this period in 
the price for which a desirable lot could be bought. 
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HE chart above shows why new residential building in Saint Louis stopped and 
why it is impossible to stimulate it at the present time. The solid black 
line read on the scale to the left, shows the number of new family accommo- 
dations built each year since 1879. The long dash line read on the scale to the 
right, shows the percentage of over supply or, in other words, the vacancy each 
year since 1900. The shaded line read on the center scale, shows the fluctuation 
in the cost of building in Saint Louis since 1900. ¢ 





It will immediately be noticed that the building booms which started 
in 1903 and in 1921 started because the number of families in Saint Louis was 
fast catching up with the number of dwelling units as shown by the rapid de- 
crease in vacancy (the dash line on the chart). This rapid absorption in both 
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periods was one or the causes of rapid rent increases (see chart, page 24, May 
issue) which made the ownership of real estate profitable. In 1904 there had 
been no great disturbance of construction costs, so as soon as a reasonable de- 
mand increased rentals and values, building started up. This was not true in the 
recent boom. Because construction costs had gone up tremendously, the demand had 
to increase to a point where rentals more than doubled over a fairly stable pre- 

j 2 war level before speculative building could be done with profit. The volume of 
building, therefore, dropped much lower before the last boom than it did before 
the 1904 boom. The great increase in marriages during the early part of the last 
boom increased the number of homes so rapidly that even after new building did 
start, it was four or five years until the construction of new quarters caught 
up and passed the demand. 











By 1925 the shortage of houses had disappeared but new building 
continued at a high rate and an over supply of family accommodations start- 
ed accumulating. As this over supply became larger and larger, competi- 
tion for tenants caused a drop in réntals and lower returns caused a drop 
in values. By 1928, the percentage of over supply of living quarters had 
reached six and a half percent and rentals were no longer high enough to 
pay a return on the cost of a new building. Accordingly building dropped 
very rapidly but not rapidly enough to prevent the surplus from becoming 
still larger. At the present time, this surplus is larger than it has. 
ever been before and is still increasing in spite of the almost complete 
cessation of building activity. The increase today is due almost entirely 

tion due to the depression. 


to the reduction in populat 


It is quite apparent on the chart that new building in Saint 
Louis has stopped because we have built more family accommodations than we 
have families. To stimulate building at the present time would merely ag- 
gravate the situation and increase the surplus, already far too large. 
From past experience, as shown on the chart, it appears that new building 
will not start in any volume until the demand for homes absorbs a_ large 
part of the over supply. In 1903, when vacancy went below four percent, 
building started a rapid rise. Again in 1920 building showed no activity 
at all until the vacancy had fallen below four percent. Even tho the ab- 
sorption of vacancy is as rapid as it was after 1916, it will still take a 
number of years before vacancies can be reduced to less than four percent 
which, in the past, has seemed to be the signal for the revival of con- 
struction. This reduction in vacancies, which will make new building pos- 
sible, will come about in the following ways: 


I. Through the natural increase in the city's population. 


II. Through a return to the city of many industrial workers who 
have been forced to go to rural communities by the depression. 


III. By an “unscrambling” of “doubled-up" families as soon as 
business conditions improve to the point where many dependent families 
again become self supporting units with sufficient income to afford a sep- 
arate establishment. 


IV. By a rapid increase in marriages as soon as economic con- 
ditions make marriage possible for a portion of the sixteen or more thou- 
sand Saint Louis couples who have deferred marriage because of the depres- 
sion. 


V. By the demolition of buildings vy fires, tornadoes, street 
widening, governmental improvement and such change of use necessitating 
demolition of dwellings. 


VI. By a change from residential use in a building to commer- 
cial or industrial. 


VII. By the passing of a dwelling from the competitive market 


because of total obsolescence or depreciation of the building itself or 
its neighborhood. 


The information and charts contained in this re- 
port are protected by copyright and are restric- 
ted to the confidential use of subscribers only. 
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HE consistent increase in the a- 
verage advertised rental of single 
family dwellings during the past 
four months,as shown on the lower line 
on the chart to the left, is undoubt- 
edly due to the fact that during the 
depression, the cheaper vacancies have 
been absorbed to a larger extent than 
the more expensive ones,leaving a lar- 
ger percentage of the vacancies in the 
higher rental group. Until the depres- 
sion mitigates, low rent properties 
will have less difficulty in holding 
tenants than high rent properties. 
The slight upward turn in the a- 
partment line may be due to the same 
cause. 


(Tone was little change during the 
month in the general building sit- 
uation, nor was any expected. New 
building in any quantity is still some 
time in the future. For a detailed ex- 
planation of the present situation and 
a forecast for the near future, see 
pages 74, 75 and 76 of this issue of 
the Real Estate Analyst. 


clined to an all-time low record, 

54.7% below normal. Marriages dis- 
solved during the month by death or 
divorce exceeded new marriages by 156. 
During the past three months, this fi- 
gure has accumulated to 560. 


[)euizs September, new marriages de- 





























